8 February 2019
218865
Director, Sydney Central Urban Renewal
Department of Planning and Environment
GPO Box 39 Sydney, NSW 2001
[Att: Eva Klaic]

Dear Eva,
SUBMISSION TO ST LEONARDS AND CROWS NEST 2036 DRAFT PLAN
51-75 Sinclair Street, Wollstonecraft
This submission has been prepared by Ethos Urban on behalf of the landowners of 51-75 Sinclair Street, Wollstonecraft
(the site) in relation to the St Leonards and Crows Nest 2036 Draft Plan (the Draft Plan).
The purpose of this submission is to propose an alternative development solution for the site in order to appropriately
respond to its strategic context. Located less than 400 metres from the portal of the future Crows Nest Metro Station and
in close proximity to existing residential, health and education uses, the site is ideally positioned to catalyse significant
urban renewal opportunities.
This submission seeks the identification of the site for future higher density residential uses with a minimum 8storeys (subject to further design testing) and a Height of Building control to enable the delivery of taller
buildings along the Pacific Highway spine and the holistic precinct revitalisation and realisation of the draft
Plan’s vision and objectives for Crows Nest.
The broad vision to increase housing and employment opportunities close to high frequency public transport and
services is supported by the landowners. However, the Draft Plan fails to realise the opportunities to create ‘transit
oriented’ communities in such close proximity to a future station. In doing so, it misses key opportunities to create vibrant
and compact development around Crows Nest Metro Station, as envisaged by the Draft Plan – and the Regional and
Northern District Plans for metropolitan Sydney.
In relation to the site, the following key issues are identified:


The Draft Plan exacerbates already fragmented planning controls and built form context. Existing zoning
and built form controls (particularly height) that apply to the site are inconsistent with the surrounding context.
The site is an ‘island’ of low-density development surrounded by taller residential and mixed use buildings to the
north, east and west. The Draft Plan, by maintaining the status quo for the site, further amplifies these
incongruous controls.



The Draft Plan proposes planning controls that will constrain the development potential. The Draft Plan
maintains the existing built form controls for the site which will inhibit the site from achieving any uplift. Ethos
Urban design analysis demonstrates that the site can comfortably accommodate a residential flat building of at
least 8-storeys. Further, by maintaining the existing controls will prevent the approval of future tall buildings (up
to 13-storeys as indicated by the Draft Plan) along the Pacific Highway (to the north and east of the site) due to
solar access requirements of the North Sydney Development Control Plan (NSDCP) to residential dwellings.
The proposed amendment to the Draft Plan would enable the holistic redevelopment of these sites.



The Draft Plan does not capitalise on the site’s strategic location. The site is located less than 400 metres
from the future Crows Nest Metro Station and health facilities, including the Mater Hospital. The Draft Plan fails
to realise the opportunity for new housing, including key worker housing, to be delivered in an accessible and
well serviced area in accordance with the government’s vision for vibrant and compact ‘transit-orientated’
communities.

Further discussion on each of these issues is provided at Appendix A.
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We believe there is strong strategic merit to increase the built form and density controls on the site in a manner that
is entirely consistent with the Draft Plan’s vision and objectives. It is requested that the DPE amend the Draft Plan to
identify 51-75 Sinclair Street for a higher density residential zoning, greater building heights and FSR to allow a
residential flat building as this will allow the site to more comprehensively realise the vision for the precinct, optimise
its location adjacent to Crows Nest Metro Station, and proximity to RNSH and St Leonards Station and facilitate
optimal outcomes for increased built form along the Pacific Highway.
The proposed amendments to the Draft Plan will contribute to meeting housing need, increasing employment
opportunities and creating great places for the local community within the ‘30-minute city’ – which is entirely
consistent with the Draft Plan 2036.
We thank the Department for the opportunity to provide a submission on the Draft Plan and welcome future
opportunities to provide input into the planning process. Further, we would welcome the opportunity to meet and
discuss the opportunity the site brings to the realisation of the Precinct Vision.

Yours sincerely,

Tom Goode
Director
tgoode@ethosurban.com

Ethos Urban | 218865

2

51 – 75 Sinclair Street, Wollstonecraft | Submission to Draft Plan 2036 | 8 February 2019

Appendix A. Submission
1.0

The Site

This submission has been prepared by Ethos Urban on behalf of the landowners of the properties outlined in Table
1 and Figure 1.
Table 1

Subject properties

Address

Lot / DP

51 Sinclair Street

Lot 2 DP 204722

53 Sinclair Street

Lot 1 DP 204722

55 Sinclair Street

Lot E DP 107388

57 Sinclair Street

Lot 1 DP 208275

59 Sinclair Street

Lot 2 DP 571726

63 Sinclair Street

Lot 1 DP 571726

65 Sinclair Street

Lot B DP 373650

67 Sinclair Street

Lot A, DP 373650

69 Sinclair Street

Lot 10 DP513077

71 Sinclair Street

Lot 101 DP513077

73 Sinclair Street

Lot 100 DP513077

75 Sinclair Street

Lot 2 DP617549

Figure 1

Aerial photograph of the site

Source: NearMap / Ethos Urban
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The site is located in a well serviced area and is:


a short walk from:
−

Mater Hospital (less than 200m, 3 minutes’ walk);

−

Crows Nest village and shops (300m, 3.5 minutes’ walk);

−

the future Crows Nest Metro Station (350m; 4 minutes’ walk);

−

St Leonards Park (approx. 850m; 9 minutes’ walk);



under 30 minutes travel time on public transport to major existing and future employment centres in Sydney
(RNSH, Macquarie Park, North Sydney and the Sydney CBD, refer Figure 2);



located one block back from the Pacific Highway spine, with no formal laneway or road separation the
properties fronting the Pacific Highway and the site;



approximately 3,600m2 and currently accommodates five detached dwellings with frontage to Sinclair Street
(west) and Bruce Street (south). It is adjacent to a row of residential flat buildings on the west side of Sinclair
Street, ranging from 3-storeys to 8-storeys in height; and



subject to the North Sydney Local Environmental Plan 2013 which zones the site R2 Low Density Residential
with a maximum building height of 8.5m. There is no existing FSR control.

Figure 2

30 Minute Rail Network Catchment

Source: Strategic Transport Study – St Leonards and Crows Nest Station Precinct (Cardno)
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2.0

The Opportunity

The current planning process being undertaken by the Department is an ideal opportunity to facilitate a built form
outcome for the site that reflects its strategic significance and capitalises on its unique locational attributes without
hindering the development potential of the significant site to the north.
There is strong strategic merit to support the identification of the site for higher density residential development with
commensurate height and density within the final Plan. This would facilitate future built form and density within the
site and surrounding properties that is entirely consistent with the Draft Plan’s vision and objectives.
A coalition of willing landowners presents the opportunity for a consolidated and planned renewal of the Pacific
Highway spine.
It is noted that a combined submission on the Draft Plan has also been prepared between the landowners group,
Keco City (77 Sinclair Street, 270-272 Pacific Highway and 2 Bruce Street) and Visionvest (286-294 Pacific
Highway). The submission seeks designation of the approximately 1.04ha combined site as a ‘Significant Site’. The
combined site represents an opportunity to facilitate coordinated urban renewal, that delivers on the vision and
priorities of the Draft Plan.

3.0

Planning Context

3.1

St Leonards and Crows Nest Station Precinct – Interim Statement August 2017

In July 2016, the DPE announced the strategic planning investigation of the St Leonards and Crows Nest Station
Precinct. In August 2017, the DPE released an Interim Statement.
The Interim Statement included a number of draft objectives, including “incorporate opportunities for transitorientated development including commercial and mixed-use development that takes advantage of existing and
future transport”. This submission puts forward this very concept – transit-orientated residential communities. An
assessment against the draft objectives (among others) is provided at Table 2.
The Interim Statement identified 10-character areas. The site is located within the eastern part of the Pacific
Highway Corridor. An assessment against the draft objectives for the Pacific Highway Corridor is provided at Table
3.
The Interim Statement, supported by a Preliminary Urban Design Analysis, concluded that determines additional
height and density within the Pacific Highway Corridor is reasonable for two reasons:


it’s location within the Crows Nest Metro Station catchment represents an opportunity to provide transit-oriented
development (TOD) and;



it is within an area that is suitable for increased residential density and additional height commensurate to the
transitional height between Pacific Highway and the residential land to the south of the site.

The Interim Statement identifies opportunities for uplift on the site and to provide TOD that support the broader
precinct and that are ‘complimentary to commercial and residential uses’. However, this strategic direction has not
translated into the Draft Plan. There has been no justification for this change. The proposed amendments to the
controls would align with the strategic objectives outlined in the Interim Statement.
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Table 2

Assessment against Interim Statement Objectives

Objective

Comment

Leverage world-class health and education uses
to provide opportunities for future employment
growth…

The site is located in close proximity to a number of existing and proposed
infrastructure and planning assets, including key specialised health and
education precincts including Mater Hospital, Royal North Shore Hospital and
North Sydney Institute St Leonards Campus (TAFE). The existing bus
network and future Metro (the Crows Nest Metro Station located less than 400
metres from the site) provides connection to employment centres including
Sydney CBD, North Sydney, Chatswood and Macquarie Park.
The site’s proximity to the Mater Hospital and education services provides an
excellent opportunity to further leverage off this infrastructure. The Draft Plan
does not reinforce the importance of the Mater Hospital as a health facility and
employment generator within the Precinct.

Protect and strengthen the Precinct’s commercial
role supported by complementary uses to
capitalise on renewed confidence in the
commercial market…

The site provides an opportunity to provide housing close to jobs to
strengthen the commercial centre within Crows Nest. Specifically, due to its
location near the Mater Hospital the site provides the opportunity to provide
key worker housing.

Create future employment opportunities
leveraging off the increased transport capacity of
the new metro station…

The site is within easy walking distance less than 350m from the future Crows
Nest Metro and within close proximity to existing heavy rail infrastructure. At
present, the zoning and planning framework that applies to the site fail to
capitalise on the opportunity to provide housing in an accessible and well
serviced location.

Incorporate opportunities for transit-oriented
The site is perfectly positioned to capitalise on TOD opportunities, however
development including commercial and mixed
this is currently not reflected in the Draft Plan. This submission puts forward
use development that takes advantage of existing the very concept – a transit-orientated residential community.
and future transport…

Table 3

Assessment against Interim Statement Objectives for the Pacific Highway Corridor

Objective

Comment

The Pacific Highway Corridor is proposed to be an
activated, high density mixed use corridor with a
key focus on employment.

The existing zoning around the site is fragmented, with the site a low density
‘island’ between the higher density sites to the north-east and south-east.
There is an opportunity to rationalise the application of low density and high
density residential zoning through the Draft Plan. Currently the Draft Plan
proposes no changes to the existing zoning or planning controls. In this
context, it restricts the site from achieving any additional height or density,
contrary to the overall objectives and vision for the precinct.

Create additional employment floorspace and
investigate new opportunities for employment,
particularly lower floor uses.

The site can accommodate increased densities and is ideally located
adjacent to the Crows Nest Metro Station. This provides significant
opportunities to realise the precinct as a truly integrated transit orientated
hub.

Synergies and associated employment uses
between the health and education uses around
Royal North Shore, North Shore Private and Mater
Hospitals and increasing employment capacity will
be promoted.

There is a significant opportunity for the redevelopment of the site to support
the ongoing operation of the Mater Hospital by providing complimentary and
supporting commercial and residential land uses, consistent with the
priorities of the draft Plan.

Whilst retaining the key function of the Pacific
Highway, new walking and cycling connections will
be investigated as well as an improved public
domain and minimising overshadowing impacts to
the south.

The site is well located to maximise connections to the Pacific Highway and
contribute to the character of the local area.
Access to and from the site is from Sinclair Street and Bruce Street (an
easement provides access to rear garages) and would not disrupt the key
function of the Pacific Highway.
Land to the south of the site is zoned for high density and comprises rows of
residential flat buildings. Future development would be ensure compliance
with solar access and minimisation of overshadowing in accordance with
relevant DCP and LEP requirements.
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3.2

St Leonards and Crows Nest 2036 Draft Plan

On 14th October 2018, the DPE released the Draft Plan. The Draft Plan’s vision for St Leonards and Crows Nest to
2036 is to create ‘a major centre for workers, residents, students and visitors, offering a variety of homes, jobs and
activities for the diverse local population’.
Although the Draft Plan establishes principles for the whole precinct, it proposes to maintain the existing planning
controls for the site. This is incongruous with the original vision that identified the Pacific Highway Corridor, in which
the site is located, as having strategic merit to accommodate ‘additional density’ and ‘the opportunity for uplift’ due
to its location near the Crows Nest Metro Station.
In this regard, the Draft Plan misses entirely the opportunity to bed down the previous strategic planning
and design analysis undertaken by both the DPE– without any justification for the considerable policy
reversal. These lands are a lost opportunity should they remain in their current state.

4.0

Key Considerations

4.1

Fragmented planning controls and built form

The existing zoning and built form controls (i.e. height) for the site under the North Sydney Local Environmental
Plan 2013 (NSLEP 2013) are inconsistent with the surrounding context. The site is an ‘island’ of low-density
development, zoned R2 Low Density Residential with a maximum building height of 8.5 metres and surrounded by
R4 High Density Residential and B4 Mixed Use zones with heights between 12 and 15 metres (refer to Figure 3
and Figure 4). The existing built form reflects these controls, with taller buildings between 3 and 9-storey
developments surrounding the site (refer to Figure 5).
The Draft Plan, by maintaining the status quo for the site, further amplifies these incongruous controls. The controls
presented in the Draft Plan also disregard planning and design work previously undertaken by the DPE which
identify opportunities for increased development on the site. For example a 9-storey height limit exists on the
adjacent property to the west of the site, demonstrating the underlying character in the Precinct is one of transition
and acceptance of greater densities. The application of the 2-storey height limit on the subject site (as per existing
controls) does not respond to the opportunities to achieve design excellence nor does it recognise the optimal
location of the site adjacent to the Crows Nest Metro Station.
It is our view that the site presents significant opportunities for uplift supported by a mixture of uses as envisaged by
the Interim Statement. No clear justification has been provided for this turnaround. The proposed amendment to the
Draft Plan would enable an appropriate built form transition towards and along the Pacific Highway spine.
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Figure 3

Current zoning control for the site under the NSLEP 2013

Source: NSLEP 2013

Figure 4

Current height of building control for the site under NSLEP 2013

Source: NSLEP 2013
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Figure 5

Existing building heights within and surrounding the site

Source: Ethos Urban

4.2

Housing diversity

There is significant and growing demand for affordable rental housing across NSW, where an increasingly
expensive housing market has forced moderately paid key workers to move to the more affordable outer suburbs of
the City. These key workers are essential to the productivity and effective functioning of cities.
For key workers, the mismatch between their place of residence and workplace leads to increased commuting time,
with associated social and financial costs. For inner metropolitan locations that rely on key workers, such as St
Leonards and Crows Nest, a lack of affordable and appropriate housing can mean that they struggle to attract and
retain the workforce required. The health (and knowledge) precinct at St Leonards is a key driver for key worker
needs in the area.
Delivering and expanding a diverse range of affordable, high quality dwellings to meet a spectrum of housing needs
for the community has become a priority for all levels of government in NSW. The Draft Plan supports further
investigation into the provision of affordable housing within the Precinct.
The site is ideally located to deliver affordable and / or key worker housing due to its proximity to the Mater hospital.
It is noted that the Draft Plan does not reinforce the importance of the Mater Hospital as a health facility and
employment provider within the Precinct. The proposed amendments to the Draft Plan would enable the delivery of
additional housing at the site.

4.3

Inhibiting Development of adjacent Pacific Highway sites

In addition to inhibiting the site from achieving future uplift, maintaining the existing controls will prevent the approval
of future tall buildings along the Pacific Highway, to the north and north-east of the site. As shown in Figure 6 and
Figure 7, urban design analysis demonstrates that future built form fronting the Pacific Highway will result in
significant overshadowing of the site. The overshadowing would result in a non-compliance with solar access
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provisions under the NSDCP. This has potential to limit future development on the Pacific Highway sites
despite the proposed controls identified within the Draft Plan.
Further, in maintaining the existing controls for the site, the Draft Plan amplifies the existing incongruous built form
context, with the site sandwiched between taller buildings to the south and north-east. As shown in Figure 8, the
site provides the opportunity for an appropriate built form transition from the south to the Pacific Highway Corridor
spine. The proposed amendment to the Draft Plan would enable the holistic redevelopment of these sites.

Figure 6

Solar access analysis

Source: Ethos Urban

Figure 7

Solar access analysis

Source: Ethos Urban
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Figure 8

Existing and future built form context (site shown in red)

Source: GANSW

4.4

Development at the site: key amenity considerations

The Draft Plan maintains the existing built form controls for the site which will inhibit the site from achieving future
uplift. As shown in Figure 9 and Figure 10, urban design analysis demonstrates that the site can comfortably
accommodate a residential flat building of at least 8-storeys, whilst maintaining adequate solar access and amenity.
It is noted that future built form at the site would be subject to further detailed urban design analysis.

Figure 9

Solar access analysis – future built form at the site

Source: Ethos Urban
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Figure 10

Solar access analysis – future built form at the site

Source: Ethos Urban
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Consistency with the Draft Guiding Design Principles and Criteria
An assessment against the guiding design principles contained within the Draft Plan is provided in Table 4. This
assessment demonstrates the site’s suitability for greater height and scale.
Table 4

Consistency with the Guiding Design Principles

Design Principle

Comment

Meet solar height planes in this Plan

Increased density and height on the site is able to readily achieve
compliance with solar height planes given its north facing orientation.
Development on the site would not overshadow any existing public open
space no identified streetscapes.
Furthermore, increased height on the site (beyond the 2 storeys currently
applied) would enable taller buildings around the site to be developed as per
the vision and objectives of the Draft Plan.

Consideration of quality streetscape aspects
The site can accommodate appropriate setbacks to provide a high quality
such as setbacks, street wall height and heritage relationship with the public domain and neighbouring buildings.
buildings
Acknowledge key views and vistas such as long The site does not encroach on any key views or vistas. Any future
distances vistas which offer sky views, and vistas development scheme can be designed to ensure sufficient building
where a building may terminate the view
separation to maintain visual privacy.
Avoid a monolithic street wall effect through the
distribution of higher buildings

Future built form can be designed to provide an active and integrated street
wall frontage.

Transition heights from high rise areas down
towards existing lower scale areas, including
areas not proposed for height changes, and
Willoughby Road.

The Draft Plan presents a vision to achieve increased growth and density
around Crows Nest Metro Station and St Leonards Station. The Draft Plan
proposes no changes to the existing planning controls and constrains future
development to 2 storeys. This is inconsistent with the overall vision and
objectives of the Draft Plan to accommodate increased growth and transit
orientated development around Crows Nest Metro Station.
Urban design analysis has demonstrated that a development of a minimum
of 8-storeys can comfortably fit within the surrounding built form and
character and maintain a positive relationship to the established residential
areas to the south and south-west of the site.

The Draft Plan introduces a new planning mechanism known as ‘significant sites’ designation which are locations
which may be appropriate to accommodate additional height and density subject to further analysis. Significant sites
must demonstrate consistency with the Draft Plan’s vision, design criteria and area wide design principles. Although
this submission is not seeking the site to designated as a ‘significant site’, an assessment of the site has been
undertaken against the Significant Site Design Criteria in Table 5 below. This assessment further demonstrates that
the site is an excellent candidate for increased height and scale.
Table 5

Consistency with the Significant Site Design Criteria

Significant sites criteria

Comment

Undertake a design excellence process

The site has the capacity to accommodate an appropriately scaled building
envelope. A design excellence process can be undertaken following the
planning proposal stage as required.

Sustainable, walkable and liveable city

The subject land’s location means it will achieve good levels of passive solar
and natural ventilation. It is of an unenviable location in terms of accessibility,
within walking distance of the Crows Nest Metro. Any future development
scheme can contribute to the upgrade of the public domain and pedestrian
environment along the Pacific Highway and pedestrian connections.

Meet solar height planes in this Plan

As above.

Manage cumulative overshadowing impacts of
significant sites in the area.

Urban design analysis demonstrates that increased height on the site will not
result in adverse overshadowing impacts to the existing properties to the
south and south-east of the site.

Consider actions and recommendations detailed
in the draft Plan

The proposal can deliver on the actions and recommendations in the Draft
Plan.

Ethos Urban | 218865

13

51 – 75 Sinclair Street, Wollstonecraft | Submission to Draft Plan 2036 | 8 February 2019

Significant sites criteria

Comment

Respond to street character and surrounding
heritage items and/or areas when determining
street wall height, awnings and ground and
upper level setbacks

Urban design analysis can demonstrate how this can be achieved. Subject to
further detailed design, the site can achieve a high level of built form and
maximise solar access whilst respecting existing character.

Exemplary street level activation and contribution Any future development scheme can be designed to ensure street levels
to the public domain with ground level setbacks, activation and appropriate built form setbacks to integrate with the
plazas or similar.
surrounding built form.
Have a positive view impact on the area’s key
view lines and vistas, with consideration of a
visual marker of an important place

The site does not encroach on any key views or vistas. Any future
development scheme can be designed to ensure sufficient building
separation to maintain visual privacy.

Slender towers (smaller floor plate) to avoid bulk

The site could comfortably accommodate a built form that was consistent
with the preferred and future local character of the area. Given its location on
the edge of a commercial/residential precinct, future development on the site
would be commensurate to the transitional objectives of the Draft Plan.

Make significant improvements to the public
domain and local infrastructure

Appropriate public domain and local infrastructure improvements can be
made in association with the delivery of any future development scheme.

Provide gradual transitions, sensitive interfaces
Development of the site will provide an appropriate transition from the Pacific
and an appropriate response to the scale of the
Highway Corridor to the residential dwellings to the south.
street (using a combination of street wall heights,
ground and upper level setbacks).
Avoid unreasonably constraining development
potential of neighbouring sites.

The planning controls within the Draft Plan currently constrain tall buildings
along the Pacific Highway from achieving their full development potential due
to solar access provisions contained within the North Sydney DCP.
Increased height on the site will enable surrounding development to occur as
envisaged by the Draft Plan.

Tree canopy planting or other landscaping in
public spaces on site.

The proposal can accommodate high quality landscaping that is appropriate
to the location that will provide a high quality public domain that will improve
the pedestrian experience and connectivity to the nearby Crows Nest Metro.
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5.0

Conclusion

The landowners are supportive of the Department’s strategic objective to plan a ‘major centre’ that encourages
growth, stimulates economic development and collaboration in the St Leonards and Crows Nest Precinct.
The proposition to maintain the existing built form controls on the site will prevent the holistic development of the
Pacific Highway Corridor as envisaged under the Draft Plan. The identification of the site for future residential flat
buildings of a minimum 8-storeys (subject to further design testing) will facilitate better built form outcomes that will
allow the significant site to the north to achieve its development potential.
This submission demonstrates that the site has strategic merit to accommodate additional residential development.
A revised planning framework for the site would allow the realisation of the following opportunities:


Housing: respond to population growth by supporting housing diversity and choice in a well serviced and high
amenity location.



Accessibility: capitalise on the 30-minute city model by locating new housing in direct proximity to public
transport, community services and employment.



Policy: deliver local, metropolitan and state planning policy whilst also contributing to Council’s housing targets
for the precinct and the wider Northern District.



Great places: Successful health and education precincts rely on supporting social infrastructure to flourish, this
includes access to local housing and complementary and synergistic employment services. The provision of
housing and/or supplementary mixed uses on the site would support the ongoing success and operation of the
broader health and education precinct.

We thank the Department for the opportunity to provide a submission on the Draft Plan and welcome future
opportunities to provide input into the planning process.
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